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BOSTON  HOUSING  AUTHORITY 
5  I  State  Street 
y    ^~S*P      I      Boston.  Massachusetts  0.1! 0':> 


June    26,    1980 


Mr.  iMarvin  Sif linger 
Area  Manager 
Boston  Area  Office 
U.  S.  Department  of  Housing 
and  Urban  Development 
15  New  Chardon  Street 
Boston,  Massachusetts  02114 

Dear  Mr.  Siflinger: 


The  program  described  i n  thf  ?„, ?ousln9  Development  in  East  Boston. 

zatiornCManageamehntS^Lroeu?li^sfsomethofCrne-manan  ^^  *  M°d^- 
which  win  complement  the  ^^"LSy^SSuST*""'" 

dramat^SmPro^eme'ntfac  Sveric*  T^T^??'  only  will  produoe 

commitment  of  fiscal  itSl  ?unds   ±J  n^Ya  ™  f°^da^ion  for  »  early 

not  a  commitment  in  fiscal  1980. 


H.  Sp^rce 
Receiver/ Administrator 
LHS/MJ/bc 


INTRODUCTION 

The  Maverick  housing  development  exhibits  most  of  the  problems  which 
plague  the  public  housing  program  in  Boston,  as  well  as  some  of  the 
prospects  for  the  future.   Aging  systems  approaching  the  end  of  their 
life  cycle,  inadequately  designed  apartments,  vandalized  vacant  units, 
and  asphalt  covered  grounds  serve  as  a  glaring  example  that  the  needs 
of  a  large  segment  of  Boston's  poor  community  have  gone  unmet. 
Although  the  last  ten  years  have  provided  few  signs  of  hope  for  most 
of  Boston's  public  housing  residents,  there  are  several  indicators  at 
Maverick  that  allow  a  more  optimistic  picture  to  be  painted.   An 
active  group  of  tenants,  the  involvement  of  community-based  organizations, 
and  a  site  which  has  a  high  degree  of  accessibility  to  much  needed  services 
make  the  development's  potential  for  revitalization  strong. 

The  Maverick  Comprehensive  Modernization  Program  provides  the  one  missing 
ingredient  needed  to  make  the  development  a  successfully  functioning 
community.   Through  the  physical  revitalization  component,  five  main  goals 
will  be  addressed:   (1)   Modernize  systems  and  insure  structural  integrity; 
(2)  Improve  liveability  to  current  housing  market  standards;  (3)  Improve 
security  and  reduce  maintenance  costs;   (4)  Improve  marketability;  and 
(5)  Improve  site  functioning  and  image.   In  addition,  the  Maverick  program 
includes  a  Modernization  Management  Plan  which  provides  some  of  the 
modifications  which  have  been  or  are   scheduled  to  be  implemented  . 
to  improve  the  BHA's  managerial  capacity  at  both  an  authority-wide  and 
development  level.   The  successful  funding  of  the  Comprehensive 
Modernization  proposal  will  provide  the  opportunity  needed  for 
Maverick  residents  to  live  in  housing  which  is  not  substandard  '  and 
is  comparable  to  private  market  developments.   It  will  also  give 
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hope  to  over  50,000  other  public  housing  tenants  that  income  does 
not  have  to  be  a  barrier  to  decent  housing. 


ACTIVITIES  OF  THE  COURT-APPOINTED  RECEIVER 

On  February  5,  1980,  the  Massachusetts  Superior  Court  issued  an 
Order  of  Appointment  naming  a  Receiver  to  carry  out  the  full  responsi- 
bilities of  the  Board  of  Commissioners  and  Administrator  of  the 
Boston  Housing  Authority,  subject  to  the  general  supervision  of  the 
Court.   The  Order  directs  the  Receiver  to  take  all  actions  necessary 
to  bring  the  conditions  within  BHA  developments  into  compliance 
with  the  law.   Annual  hearings  will  be  held  to  determine  whether 
the  receivership  should  continue  and  whether  portions  of  the 
Authority's  operation  should  be  released  from  the  Court's  control. 

The  four  month  old  receivership  has  brought  numerous  changes  to 
the  Boston  Housing  Authority.   With  the  combined  powers  of  both 
the  Board  and  Administrator,  as  well  as  certain  additional  powers 
resulting  from  the  Order,  the  Receiver  possesses  significant  authority 
to  initiate  improvements  to  the  BHA's  operation.   Some  of  those 
accomplishments  are: 

Sought  $18  million  of  extraordinary  modernization  funds  to 
implement  a  stabilization  program  to  arrest  decline  in  the 
BHA's  six  most  deteriorated  federal  developments. 

Begun  the  reorganization  of  the  Authority's  modernization 
functions  through  the  creation  of  a  new  division  of  Construction 
Management  and  the  appointment  of  an  Assistant  Administrator 
who  brings  to  the  BHA  experience  which  includes  responsibility 
for  $200  million  per  year  in  public  construction. 

Initiated  a  new  eviction  procedure  which  will  drastically 
reduce  the  time  needed  to  remove  from  public  housing  tenants 
who  commit  extraordinarily  damaging  acts. 


Implemented  a  Team  Police  Program  with  the  Boston  Police  Department 
in  one  of  the  Authority's  most  severely  distresses  developments. 

Begun  development  of  strategies  for  improving  maintenance 
productivity  including  development  based  stores,  establishment 
of  performance  levels,  and  reorganization  of  the  work-order 
system. 

Begun  implementation  of  development-based  budgeting 

Begun  analysis  of  the  management  information  system  to  improve 
the  quality  and  utility  of  data  generated. 

Begun  development  of  a  system  of  management  by  objectives. 


-5- 

DESCRIPTION 

The  Development 

The  East  Boston  housing  development  (Mass- 2-8),  more  commonly 
referred  to  as  Maverick,  is  a  federally-assisted  414  unit  low 
income  development  located  in  the  East  Boston  section  of  the  city. 
Constructed  in  1942,  the  development  contains  12  three  story  buildings 
plus  an  Administration  Building  housing  the  management  office, 
central  heating  facility,  and  multi-purpose  Maverick  Social  Hall. 
Residential  buildings  are  subdivided  into  34  entryways  containing 
12  units  (four  per  floor)  and  one  entryway  containing  six  units 
(two  per  floor) .   Each  entryway  Contains  one  stairwell  which  leads 
to  the  built-up  asphalt  flat  roof  and  presently  serves  as  a 
second  means  of  egress.   Access  to  the  unsecured  dirt  basements  is 
possible  only  from  the  outside  of  the  building. 

The  development  is  heated  by  three  oil-fired  steam  boilers  located 
in  the  basement  of  the  Administration  Building.   The  original 
equipment  has  deteriorated  to  the  point  where  only  sporadic  service  can 
be  provided.   As  in  most  of  the  Authority's  family  developments, 
the  electrical  system  is  outdated  and  overloaded,  providing  only  30 
amp  service.   Incinerators,  located  at  the  ends  of  building, have 
been  closed  as  a  result  of  EPA  regulations.   Solid  waste  disposal  is 
currently  handled  through  dumpsters  scattered  throughout  the  development. 


PLANNING   DISTRICTS 


1.  EAST   BOSTON 

2.  CHARLESTOWN 

„     3.  NORTH  END/WATERFRC 

4.  BACK  BAY 
BEACON  HILL 
BAY  VILLAGE 

5.  CHINATOWN  "SOUTH  CC 

6.  FENWAY  -  KENMORE 

7.  ALLSTON"  BRIGHTON 
>   8.  MISSION   HILL  - 


Y\      Ouincy  MEDICAL   AREA 


9.  SOUTH  END 
0.  SOUTH  BOSTON 
I!   JAMAICA  PLAIN 
2.  ROXBURY 
13.  UPHAMS   CORNER/ 

DORCHESTER 
4.  ROSLINDALE 

15.  MATTAPAN/ 
FRANKLIN    FIELD 

16.  MELDS    CORNER/ 
DORCHESTER 

7  WEST  ROXBIR/ 
a  HYDE  PARK 


2-8      Maverick 
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Site  and  Community  Facilities 

The  thirteen  buildings  are  formed  into  a  9  acre  rectangle  by  four 
public  streets.   Seven  of  the  residential  buildings  serve  as  an 
exterior  frame  for  the  development,  with  20  of  the  21  entryways 
opening  on  to  the  street.   The  remaining  five  buildings  are  designed 
around  three  interior  courtyards,  all  named  Grady  Court.   The 
courts,  two  of  which  contain  the  last  remaining  stretch  of  grass 
within  the  development,  serve  as  both  an  unofficial  parking  area  for 
tenants  of  the  interior  buildings  and  a  play  area  for  young  people. 
The  Administration  Building,  in  addition  to  housing  the  management 
and  maintenance  offices  and  central  boiler  facility,  contains  the 
Maverick  Social  Hall.   The  hall  provides  space  for  social  and 
recreational  programs  operated  by  the  East  Boston  Social  Centers  and  a 
VISTA  worker.   A  vacant  apartment  at  49  Grady  Court  currently  serves 
as  the  office  for  the  Maverick  Tenant  Task  Force.   In  the  center  of 
the  development  is  a  well-lit  outdoor  recreation  area  containing  a 
basketball  and  tennis  court. 

Population  and  Housing  Trends 

As  of  May,  1980,  932  people  were  living  at  Maverick.   64.5%  of  the 
families  were  headed  by  a  single  female  parent,  which  represents  a 
small  4%  increase  over  5  years.   Of  the  residents  at  Maverick 
47%  are  18  years  of  age  and  under  (the  same  percentage  as  five 
years  earlier) .    84%  are  unemployed,  which  represents  a  5% 
increase  from  1975.   1978  mean  gross  family  invome  for  the 
development  was  approximately  $4500,  which  was  77%  less  than  the  median 
family  income  for  the  Boston  SMSA. 

The  most  significant  trend  over  the  last  five  years  has  been  the 
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dramatic  population  decline.   In  1975,  1079  persons  resided  at 
Maverick.   As  of  May,  1980,  the  figure  had  dropped  by  almost  14% 
to  9  32  individuals.   The  current  vacancy  rate  of  21%,  up  from  2.5% 
in  June  1975,  serves  as  a  telling  indicator  of  the  problem.   Although 
the  total  population  has  declined,  the  percentage  of  minority 
households  has  remained  relatively  stable,  ranging  from  a  high  of 
10%  in  1975  to  a  low  of  5.9%  in  1977.   Currently,  7.5%  of  Maverick 
families  are  minority. 

Neighborhood 

The  development  is  situated  two  blocks  outside  of  Maverick  Square  in 
an  area  characterized  by  a  wide  variety  of  land  uses.   Immediately 
adjacent  to  Maverick  is  housing  in  moderate  condition,  a  church,  a 
few  BHA  family  units  (part  of  the  301  unit  Heritage  senior  citizen 
development),  warehouses,  and  a  new  $2  million  waterfront  park, 
which  provides  development  residents  with  both  excellent  recreational 
facilities  and  a  spectacular,  unobstructed  view  of  downtown  Boston 
and  its  harbor.   Future  development  of  Maverick  Square  may  be 
assisted  if  discussions  concerning  CARD  designation  became 
solidified  and  planning  for  a  $30  million  mixed  used  development 
wins  necessary  support  for  its  construction.   The  development  is 
conveniently  located  near  a  rapid  transit  stop  and  surface 
transportation  in  Maverick  Square,  which  along  with  the  Central 
Square  commericial  center,  provides  residents  with  easy  access  to  two 
of  the  major  shopping  areas  of  East  Boston.   The  above  factors, 
coupled  with  the  previously  mentioned  recreational  facilities  and 
a  neighborhood  health  center  within  easy  walking  distance  from  the 
development,  make  the  Maverick  site  one  of  the  most  accessible  of 
BHA's  family  developments. 
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The  East  Boston  community  could  be  characterized  as  a  poor  but 
extremely  stable  neighborhood.   Its  1970  median  family  income  was 
11%  less  than  that  for  the  City  as  a  whole.   The  median  was  low, 
however,  because  of  a  substantial  deficit  of  upperincome  residents 
rather  than  large  concentrations  of  people  at  lower  income  levels. 

The  transient  nature  of  many  poverty  communities  is  absent  from 

East  Boston.   46%  of  neighborhood  households  have  resided  at  their 

present  address  for  a  minimum  of  15  years.   This  figure  is  20% 

greater  than  the  citywide  average.   One  factor  which  relates  to  the 

above  characteristic  is  the  high  number  of  resident  owners  within  the 

community.   71%  of  the  units  located  in  the  Maverick  Square  neighborhood 

are  owner  occupied.   Although  the  community  is  fairly  stable,  the  East 

Boston  neighborhood,  like  many  others  within  the  center  city  core, 

continues  to  experience  a  population  loss.   Projections  for  the  10 

year  period  ending  in  1980  estimate  a  10%  drop  in  residents  from  the 

1970  population.   Despite  this  decrease,  the  housing  situation  for 

people  of  low  and  moderate  income  is  not  expected  to  improve. 

Estimates  of  the  neighborhood  vacancy  rate  for  1980  hover  around  2.5%, 

which  is  almost  a  full  percent  lower  than  the  extremely  tight  City 

of  Boston  figure. 

PROBLEMS 
A.   Physical  Deterioration 

The  most  visible  and  glaring  sign  of  distress  of  the  Maverick 
development  is  the  vacant  units  that  are  scattered  throughout  the 
complex.   The  87  unoccupied  units  which  constitute  the  21%  vacancy 
rate,  provide  a  target  for  vandals,  act  as  a  destabilizinq  force 
within  a  buildinq,  and  serve  as  a  constant  reminder  to  both  residents 
and  the  surrounding  neighborhood  that  Maverick  has  failed  to  provide  a 
decent  housing  environment  for  low-  income  people.   Almost  all  of  the 
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units  are  in  substandard  condition  and  require  repairs  which 
cannot  be  met  by  the  strained  BHA  operating  budget. 

The  38  year  old  development  has  reached  a  stage  in  the  housing 
life  cycle  which  requires  special  attention  to  most  of  its  systems. 
The  antiquated  heating  system  is  extremely  inefficient,  the  result  of 
broken  or  cracked  steam  lines  and  rusted  and  broken  condensate 
return  lines.   Exposed  heating  system  connection  pipes  frustrate 
attempts  at  temperature  control  within  units.   In  addition,  the  lack 
of  individual  apartment  temperature  regulation  produces  tremendous 
waste  as  windows  replace  thermostats  as  the  primary  means  of  dwelling 
unit  climate  control. 

As  in  most  of  the  BHA's  family  developments,  the  electrical  system 
was  designed  without  consideration  of  the  increased  demand  which 
has  been  placed  on  it  with  the  development  of  a  wide  variety  of  high- 
wattage  home  appliances.     The  30  amp  service,  which  provided 
sufficient  capacity  nearly  40  years  ago,  is  totally  inadequate  for 
meeting  1980  standards. 

The  age  of  the  development,  when  coupled  with  its  location  on  the 
edge  of  Boston  Harbor,  has  resulted  in  deterioration  of  the  original 
wooden,  double  hung  windows.   The  rotted  wooden  sash,  when  combined 
with  the  uninsulated  glass,  results  in  a  tremendous  waste  of 
heat.   In  addition,  the  windows  place  a  great  strain  on  development 
maintenance  staff,  thus  reducing  their  capacity  to  address  other 
problems. 

B.   Design  Problems 
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The  "develop  without  frills"  methods  utilized  in  designing  developments 
such  as  Maverick  have  not  only  resulted  in  sterile  housing,  but 
dysfunctional  living  environments.   The  changing  nature  of  the 
public  housing  population  in  the  post-war  period  greatly  illuminated 
the  failings  of  the  original  design.   While  no  one  factor  out  of 
the  complex  array  of  issues  facing  large  housing  authorities  can  be 
pointed  to  as  the  key  problem  requiring  concentrated  resources, 
failure  of  design  certainly  must  be  highlighted  as  seriously 
exacerbating  the  situation  at  a  development  like  Maverick. 

No  where  does  this  become  more  apparent  than  in  comparing  present  room 
sizes  to  basic  MPS  requirements.   A  four  bedroom  unit  at  Maverick 
contains  a  kitchen  and  dining  area  which  is  117  square  feet.   Not  only 
is  this  almost  27%  below  Minimum  Property  Standards  for  a  four 
bedroom  unit,  but  2.5%  below  the  MPS  requirement  for  a  one  bedroom 
unit.   With  present  occupancy  standards  allowing  as  many  as  eight 
persons  to  live  in  a  four  bedroom  apartment,  the  physical 
impossibility  of  an  entire  family  sharing  meals  quickly  becomes  obvious. 
While  no  absolute  determination  can  be  made  on  how  this  situation 
affects  an  already  strained  family  unit,  the  desirability  of  the 
arrangement  seems  highly  questionable.. 

The  constraint  of  present  occupancy  regulations  combined  with  inadequate 
sized  units  cannot  be  overemphasized  as  a  serious  contributing  factor 
to  the  problems  faced  by  Maverick  residents  and  BHA  staff.   The 
severity  of  the  standard  renders  certain  MPS  requirements  inadequate  in 
addressing  a  wide  range  of  issues,  stretching  from  child  rearing 
to  furnishability.   For  example,  MPS  regulations  allow  80  square 
feet  for  a  second  bedroom  without  considering  that  two  children  or 
two  teens  may  be  sharing  an  8'XIO'  space.   Two  immediate  problems 
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result  from  this  arrangement:  (1)  it  becomes  impossible  to 
accommodate  a  minimum  amount  of  furniture  for  two  individuals  to 
live  a  spartan,  let  alone  comfortable  existence.   This  is  particularly 
important  because  the  tremendously  inadequate  storage  space 
necessitates  a  greater  reliance  on  furnishability;  and  (2)  it 
becomes  impossible  for  a  child  to  utilize  his/her  bedroom  as  both  a 
play  and  sleeping  space.   This  situation  results  in  either:   (1)  forcing 
conflicting  activities  to  occur  in  the  living  room  area,  which 
can  produce  added  family  tension;  (2)  forcing  children  into  un- 
supervised public  hallways,  which  can  heighten  tensions  between 
households  (through  increased  noise  generation) ,  as  well  as  increased 
wear  and  tear  on  the  halls. 

The  relation  of  design  to  maintenance  costs  starts  to  become  apparent 
in  an  example  such  as  the  one  described  above.   However,  the  problem  of 
poor  design  contributing  to  added  maintenance  strain  on  the  physical 
structure  rests  not  only  on  the  issue  of  unit  design  but  building 
design  as  well. 

The  present  design  does  not  provide  for  direct  access  from  an  apartment 
to  the  outside.   Instead,  twelve  households,  many  of  whom  are 
large  families,  utilize  one  common  hallway.   Corridors  and  stairwells 
thus  experience  a  great  deal  of  travel.   One  present  building  configura- 
tion can  result  in  nearly  50  children  utilizing  a  hall,  including  over 
30  above  the  first  floor.   With  so  much  movement  in  and  out  during 
the  day,  these  building  doors  are   left  open  and  unlocked,  thus 
providing  easy  access  to  unwanted  visitors. 

The  present  building  design  increases  maintenance  costs  and  exacerbates 


1.  For  example  some  2  bedroom  units  have  no  closet  in  the  second  bedroom. 
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security  problems  in  another  way  as  well.   Municipal  fire  codes 
require  a  second  means  of  egress.   Presently,  all  units  have  only  one 
access  on  to  the  semi-public  hallway.   The  hall  contains  one  stairwell 
which  connects  the  primary  means  of  egress  (two  first  floor  entrances) 
to  the  penthouse  and  roof  (second  means  of  egress) .   Residents  are  thus 
provided  with  unrestricted  roof  access,  which  heightens  potential 
damage  to  the  roof  membrane  as  well  as  provide.S_._  young  children  with 
the  opportunity  to  deposit  items  in  unprotected  roof  drains.   Clearly, 
from  both  a  security  and  maintenance  perspective,  the  inability  of 
the  Authority  to  restrict  roof  access  and  comply  with  fire  codes  has 
been  extremely  costly. 

C.   Site  Problems 


When  one  observes  the  nine  acre  asphalt-covered  site,  certain  problems 

immediately  become  apparent.   Parking  space  is  both  insufficient  and 

poorly  located.   The  consequences  are  numerous  illegally  parked 

vehicles  (see  map.  scattered  throughout  the  development.   The  automobile 

circulation  patterns  which  result  from  the  above  situation  lead  to 

a  potentially  dangerous  conflict  between  childrens'  play  areas  and  car 

traffic. 

Vandalization  of  outdoor  benches  and  destruction  of  drying  yards 
indicate  a  lack  of  exercised  territoriality  over  the  grounds.   The 
failure  of  residents  to  claim  space  adjacent  to  their  units  and 
transform  the  area  from  public  to  semi-public  and  semi-private 
space  communicates  a  message  that  there  are  no  limits  to  either 
who  can  utilize  the  space  or  the  types  of  activities  which  are  allowed. 
The  large  amounts  of  unassigned  space  thus .provide  numerous 
opportunities  for  tenants  or  outsiders  to  engage  in  anti-social  behavior. 
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Social  Problems 

Most  of  the  social  problems  found  at  Maverick  are  similar  to  those  that 
residents  of  other  family  developments  and  poor  communities  experience. 
High  unemployment  and  low  skills  levels,  problems  with  parenting, 
inadequate  financial  resources  and  stresses  associated  with  survival 
produce  a  tremendous  strain  on  many  Maverick  families.   The  outward 
signs  of  this  can  be  seen  in  vandalism  and  such  crimes  as  aggravated 
assault.   In  addition,  social  service  professionals  report  evidence  of 
child  abuse,  particularly  among  young  single  mothers. 

PHYSICAL  REVITALIZATION  PROGRAM 

The  Maverick  Comprehensive  Modernization  Program  has  been  developed 
to  address  five  main  goals: 

.  Modernize  Systems  and  Insure  Structural  Integrity 

.  Improve  Liveability  to  Current  Housing  Market  Standards 

.  Improve  Security  and  Reduce  Maintenance  Costs 

.  Improve  Marketability 

.  Improve  Site  Functioning  and  Image 
The  achievement  of  the  above  goals  through  the  substantial  rehabilitation 
of  Maverick  presents  an  opportunity  to  demonstrate  that  when  provided 
with  sufficient  funding  to  holistically  address  the  problems  which  have 
plagued  it  over  the  last  two  decades,  public  housing  in  Boston  can 
provide  sound,  attractive  residential  environments  for  those  who  cannot 
afford  the  costs  of  the  private  housing  market.   The  physical  improvements 
and  management  changes  being  initiated  through  the  four  month  old  receiver- 
ship provide  a  prototype  for  workable  public  housing  and  thus  demonstrate 
to  Maverick  tenants,  to  public  housing  residents  throughout  the 


2  See  Modernization  Management  Plan 
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city,  and  to  skeptics  of  the  program  that  public  housing  in  Boston  is 
viable  and  desirable  as  a  housing  option  for  low  income  people. 

A.   Modernize  Systems  and  Insure  Structural  Integrity 

If  Maverick  is  to  be  a  viable  housing  resource  for  a  life  span  of 

nearly  60  years,  significant  investments  must  be  made  to  preserve  the 

development's  systems  and  structural  integrity.   Specifically,  a  program 

of  comprehensive  modernization  for  Maverick  must  address  the  following 

issues: 

1.  Improved  energy  efficiency 

2.  Improved  cost  effectiveness  through  reducing  daily  maintenance 
requirements . 

3.  Improve  capacity  to  modern  day  standard. 

To  achieve  the  above  objectives,  the  following  improvements  must  be 
performed  as  part  of  the  Maverick  Comprehensive  Modernization  Program: 

Heating  System  The  present  steam  system  will  be  converted  to  a 
compensated  hot  water  system.   The  transformation  to  a  forced  hot  water 
system  will  require  the  installation  of  a  converter  in  the  basement  of 
each  building  to  convert  the  steam  supplied  from  the  central  plant.   The 
advantage  of  hot  water  over  steam  is  that  a  constant  and  steady  heat 
can  be  provided  in  a  more  cost  effective  manner.   For  example  the 
warmer  the  outside  temperature,  the  less  the  water  must  be  heated  to 
maintain  units  at  a  comfortable  temperature.   The  utilization  of  a  steam 
system,  however,  requires  constant  maximum  energy  consumption  to 
produce  steam,  regardless  of  outside  temperature. 

Renovations  to  the  central  heating  plant  will  also  be  required  to 
modernize  the  system.   The  improvements  will  include  the  replacement 
of  existing  boilers  with  three  new  units  as  well  as  the  replacement 
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of  the  existing  oil  tank.   All  condensate  piping  throughout  the  development 

will  be  replaced.   Within  the  units,  new  baseboard  radiators  will  be 

installed  and  self  contained  thermostatic  units  will  be  provided  for 

each  apartment.   The  above  improvements  will  produce  a  reduction  in 

oil  consumption  as  well  as  decreased  need  for  heating  plant  maintenance. 

Plumbing   All  soil  lines  will  be  rodded  out  to  the  City  mains,  repairing 
broken  pipe  as  needed.   All  development  sewer  manholes  will  also  be 
cleaned  out.   Every  copper  riser  (both  hot  and  cold  water)  will  be 
replaced,  including  all  necessary  stops.   All  horizontal  runs  will  be 
replaced  with  plastic  pipe  and  every  hot  water  line  (both  horizontal 
and  vertical  risers)  will  be  insulated.   Piping  between  buildings 
will  be  tested  for  serviceability  and  replaced  as  necessary.   In  addition 
hot  water  storage  generators  will  be  repaired.   These  improvements  will 
both  improve  hot  water  efficiency  as  well  as  extend  the  system's  life 
span  for  20  years. 

Electrical  System   Total  electrical  system  renovation  will  be  performed, 
including  installation  of  new  primary  service,  new  apartment  load 
centers,  and  new  apartment  outlet  devices  and  wiring.   The  modernization 
will  result  in  the  provision  of  100  amp  service. 

Window  Replacement   Committed  modernization  monies  are  being  used  to 
install  new  aluminum  windows  and  security  screens  on  most  first  floor 
windows  througout  the  development.   Comprehensive  modernization  dollars 
will  be  utilized  to  complete  second  and  third  floor  units,  providing 
both  an  important  energy-saving  improvement  as  well  as  added  protection 
from  burglary  for  Maverick  tenants. 
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Waterproof ing   All  masonry  walls  will  be  waterproofed,  including  necessary- 
tuck  pointing,  joint  grouting,  and  recaulking  of  all  building  expansion 
joints. 

B.   Improved  Liveability  to  Current  Housing  Market  Standards 
When  the  Maverick  development  was  constructed  in  1942,  public  housing 
was  viewed  as  a  temporary  home  for  families  who  were  experiencing 
momentary  difficulties  as  they  moved  up  the  economic  ladder  to  self- 
sufficiency  and  eventual  home  ownership.   The  ideological  constructs 
governing  the  development  of  family  public  housing  resulted  in 
design  decisions  which  reinforced  an  apparent  desire  to  create 
housing  which  an  occupying  family  would  not  eye  with  the  thought  of 
permanence.   Development  cost  limits  which  failed  to  consider 
regional  variations  combined  with  numerous  federal  notices 
espousing  "no  frills"  policies  often  resulted  in  physically  solid, 
but  barren  living  environments.   The  sterile,  rather  spartan  nature 
of  the  program,  however,  did  not  detract  from  its  overall  success 
until  the  late  1950' s,  when  critics  (including  many  former  public 
housing  advocates)  began  to  outweigh  supporters  of  the  program.   The 
combination  of  massive  rural-urban  population  shifts  combined  with  the- 
advent  of  urban  renewal  produced  a  new  client  group  for  the  public  housing 
program.   With  the  changing  nature  of  the  public  housing  population  has 
come  a  growing  realization  that  the  "temporary"  shelter  of  the  1940 's  does 
not  begin  to  stand  up  as  permanent  housing  for  the  1980 's.   To  meet  the 
increased  needs  of  current  public  housing  residents  requires  much  more 
than  guaranteeing  a  working  toilet  and  a  dry  roof. 

The  previous  section's  discussion  of  some  of  the  specific  problems  at 
Maverick  began  to  lay  out  a  series  of  design  factors  which  exacerbate  the 
existing  poor  situation  which  most  tenant  families  are  facing.   To  begin 
to  relieve  some  of  the  pressures  felt  by  existing  residents, 
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as  well  as  provide  an  attractive  environment  for  future  low  and  moderate 
income  tenants,  apartments  will  be  renovated  to  produce  larger  units 
and  improved  dwelling  space.   Specific  principles  of  the  unit 
modification  are  as  follows: 

Increased  Kitchen-Dining  Space  Apartments  will  be  redesigned  to  better 
reflect  both  the  high  degree  of  utilization  of  the  kitchen  as  well  as 
the  need  to  accommodate  the  entire  family  unit  in  the  dining  area. 

Increased  Storage  Space   Increased  closet  space  as  well  as  the  creation 
of  bulk  storage  areas  will  be  added  into  the  unit. 

Larger  Bedrooms  Bedrooms  will  be  redesigned  and  enlarged  to  comfortably 
accommodate  two  persons  per  room,  and  allow  for  dual  utilization  as  a 
play  and  sleeping  area. 

Increased  Intra-Unit  Privacy  The  use  of  vertical  breakthroughs  to 
accomplish  the  above  changes  will  enable  increased  privacy  within  the 
unit  by  separating  bedrooms  from  living  room  and  kitchen-dining 
areas,  thus  preventing  conflicts  of  use  between  adults  and  children. 

The  above  changes  will  be  accomplished  without  the  demolition  of  any 
buildings,  although  a  reduction  of  as-built  units  will  occur  as  a  result 
of  the  program.   This  is  considered  necessary  by  both  BHA  staff  and 
Maverick  residents  as  the  only  way  to  insure  that  current  tenants  can 
be  provided  with  a  living  unit  which  best  meets  their  needs.   Failure 
to  address  this  problem  will  only  lead  to  the  perpetuation  of  a  dual 
standard  between  public  and  private  housing  tenants  and  along  with  it, 
many  of  the  built-in  problems  which  exacerbate  the  deleterious  conditions 
of  the  poorest  segment  of  Boston's  low-income  population. 
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C.   Improve  Security  and  Reduce  Maintenance  Costs 


To  address  the  problems  of  Maverick  in  a  holistic  manner,  redesign 
must  not  be  limited  to  interior  unit  space.   Many  of  the  problems  of 
a  development  such  as  Maverick  can  be  attributed  to  how  units  relate  to 
one  another  and  to  exterior  space.   All  too  often,  public  housing 
design  has  failed  to  create  a  hierarchy  of  space  (i.e.,  zones  of  transition 
from  public  to  private  space)   and  failed  to  foster  any  degree  of 
.territoriality  outside  of  the  unit.   The  creation  of  "anonymous  space" 
has  contributed  to  the  development  of  a  situation  which  often  produces 
vandalism,  increased  wear  and  tear  of  buildings,  and  increased 
maintenance  costs  to  the  Authority.   To  begin  to  address  these  problems, 
certain  building  modifications  will  be  made  which  will  complement  both 
the  unit  and  site  redesign: 

Direct  Ground  Access  To  increase  territoriality  of  grounds  surrounding 
buildings  as  well  as  reduce  interior  hallway  traffic,  units  will  be 
provided  with  separate  ground  floor  access.   In  addition,  by  redesigning 
units  utilizing  vertical  breakthroughs,  all  ground  floor  units  will  have 
main  entrances  on  the  same  side  of  the  building,  thus  creating  a 
firm  distinction  between  the  front  and  back  of  the  building.   By 
creating  one  means  of  egress  which  is  clearly  defined  as  the  building 
front  and  is  used  as  the  only  access  for  visitors,  the  redesign  will 
enable  the  creation  of  semi-private  backyard  space  which  will  be  more 
defensible  to  outward  intrusion 

Large  Bedroom  Units  on  Ground  Floors   To  reduce  the  high  usage  of  interior 
public  space  by  children,  most  units  which  are  three  bedrooms  or  larger 
will  be  situated  with  direct  ground  floor  access. 

Modification  of  Second  Means  of  Egress   To  eliminate  roof  access 
and  concurrent  increased  wear  and  tear,  a  different  second  means  of 
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egress  must  be  developed.   To  accomplish  this  an  additional  stair  will 
be  added  which  enables  the  two  first  floor  building  doors  to  serve  as 
separate  means  of  egress. 

D.   Improved  Marketability 

The  Maverick  Comprehensive  Modernization  Program  has  been  developed  in 

a  manner  which  allows  individual  improvements  to  independently 

address  specific  needs  and,  at  the  same  time,  be  combined  with  other 

changes  to  achieve  other  critical  objectives.   Building  modifications 

not  only  improve  unit  functioning,  circulation,  security,  and  maintenance, 

but  also  produce  dramatic  changes  to  the  exterior  image  and  marketability 

of  the  development.   This  can  be  best  demonstrated  by  two  examples. 

At  the  same  time  that  first  floor  entrances  will  improve  security  and 
reduce  wear  and  tear  of  interior  common  areas,  they  will  also  contribute 
greatly  towards  providing  a  new  image  for  Maverick. 

The  addition  of  fourth  floors  in  certain  select  locations  to  create 
duplex  apartments  will  provide  a  means  for  the  Authority  to  achieve 
a  close  match  between  the  redesign  and  the  spatial  needs  of  current 
residents,  as  well  as  produce  an  alternative  to  the  box-like  structure' 
which  dominates  the  design  of  Boston's  public  housing.   When  these 
changes  are  combined  with  some  minor  modifications  to  the  building  facade 
and  the  site  improvements  discussed  in  the  following  section,  the  stigma 
of  the  public  housing  design  will  be  eliminated  and  the  Authority's 
ability  to  attract  residents  will  be  greatly  enhanced. 


MAVERICK  Existing 


MAVERICK  Proposed 
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E.   Improve  Site  Functioning  and  Image 

If  Maverick  is  to  be  transformed  into  a  marketable  and  proper  functioning 
housing  resource  for  low  and  moderate  income  people,  significant  changes 
must  be  made  to  exterior  public  space  as  well  as  the  buildings  and  units. 
The  site  must  be  organized  in  a  manner  which  increases  space  assignment, 
eliminates  or  minimizes  conflicting  uses,  and  heightens  aesthetic  appeal 
and  marketability.   To  this  end,  the  following  improvements  will  be  made: 

Increased  Parking  Space  and  Improved  Traffic  Circulation.   The  in- 
adequacy of  current  on-site  parking,  both  in  terms  of  number  of  spaces 
and  location  (i.e.  lack  of  visibility  from  the  unit)  produces  numerous 
instances  of  illegal  parking  and  threats  to  childrens'  safety.   Current 
parking  areas  will  be  extended  and  new  ones  added  (see  map    for  suggested 
design)  which  will  assist  in  providing  definition  to  the  fronts  of  buildings 
as  well  as  improved  parking  and  circulation.   Barriers  and  "bumps"  will  be 
added  to  better  control  traffic  flow  and  avoid  potential  conflicting  uses 
of  the  site. 

Security  Lighting.   Exterior  lighting  currently  utilized  is  easily 
susceptible  to  vandalism  (as  demonstrated  by  25%  of  the  lights  being  damaged) . 
In  addition,  repair  of'  the  security  globes  requires  two  workers  as  well  as 
a  "cherry  picker"  or  "bucket"  truck.   New  lighting  will  be  installed  which 
is  more  vandal-resistant,  easily  maintainable,  and  more  energy  efficient. 

Landscaping.   Through  the  addition  of  shrubbery,  benches,  grass,  fencing, 
and  the  relocation  and  repaving  of  walkways,  the  site  will  be  "greened" 
and  softened.   In  addition  to  removing  the  institutional  atmosphere  which 
predominates,  the  redesign  of  the  site  will  eliminate  the  pockets  of 
"anonymous  space"  within  the  development  by  assigning  space  to  particular 
groups  and  activities. 
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Recreation.   Although  the  site  contains  a  well  used  basketball  court 
and  a  tennis  court,  there  is  no  separate  recreation  space  for  young 
children.   Tot  lots  and  childrens '  play  equipment  will  be  provided  as  part 
of  the  site  improvement  package.   They  will  be  designed  in  locations  that 
provide  maximum  visibility  for  parental  supervision  and  avoid  possible 
conflicts  with  automobile  traffic. 
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MODERNIZATIQN    MANAGEMENT    PIAN 


GOALS 


Management's  goals  for  the  next  two  years  are  as  follows: 

.  Establish  project-based  budgeting 

Throughout  the  Authority  -  within  two  (2)  years 

At  the  Maverick  Development  -  in  one  (1)  year  (fiscal  1982) 

.  Lease  revision 

The  lease  revision  is  currently  being  drafted.   Implementation  within 
one  (1)  year. 

.  Establish  project-based  stores 

Throughout  the  Authority  -  within  one  (1)  year 

At  the  Maverick  Development  -  within  six  (6)  months 

.  Rent  Collection/Tenant  Accounts  Receivable 

A  concerted  effort  is  underway  to  improve  rent  collection  activity  Au- 
thority-wide.  Maverick  rent  collection  will  improve  by  twenty-five 
percent  (25%)  within  six  (6)  months,  with  continuing  improvement.   This 
will  be  accomplished  by  the  selection  of  a  Manager  in  the  near  future, 
and  the  continuation  of  a  management  trainee  position,  who  will  concen- 
trate on  rent  collection. 

.  Increase  tenant  accountability  for  care  of  unit 

Charges/fees  assessed  against  tenants  who  have  damaged/destroyed  BHA 
property  are  to  be  included  in  the  revised  lease. 

Authority-wide  implementation  within  one  (1)  year 

.  Implementation  of  six-month  employee  job  performance  evaluation 

To  commence  within  the  year 

.  Maintenance  staff  accountability 

Establish  length-of-time  guidelines  for  routine/preventive  maintenance 
work  items. 

To  commence  Authority-wide  within  six  (6)  months 

.  Decrease  Unit  Turnover  Time 

To  commence  Authority-wide  within  six  (6)  months 
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.  Preventive  Maintenance  Programs 

All  boiler  plants/heating  systems  currently  in  progress 
All  other  preventive  maintenance  programs  to  be  implemented  within  two 
(2)  years 

.  Crime  prevention/defensible  space 

Manpower/hardware/programs  assessment  and  implementation. 

Currently  being  addressed  throughout  the  Authority 

Maverick  to  be  completed  concurrently  with  the  Comprehensive  Moderniza- 
tion completion 

.  Quality  Control  3oard 

To  standardize  acceptable  maintenance  materials/equipment.   The  exist- 
ing Board  will  become  more  effective  within  six  (6)  months.   This  will 
be  accomplished  by  expanding  the  Board  to  include  those  maintenance 
employees  directly  involved  and  by  making  their  approval  mandatory  be- 
fore purchase. 

.  Apartment  Inspections 

Throughout  the  Authority,  bi-annual  apartment  inspections  will  be  imple- 
mented within  two  (2)  years.  At  Maverick,  bi-annual  apartment  inspec- 
tions will  be  implemented  in  one  (1)  year. 

.  Project-based  management 

Throughout  the  Authority,  decentralization  of  authority  from  Central 
Office  to  the  field  will  be  completed  within  two  (2)  years.  As  a  Pilot 
program,  Maverick  will  assume  full  management  responsibility  and  autho- 
rity within  eighteen  (18)  months. 

.  Eviction  Proceedings 

Non-payment  of  rent  and  cause  evictions.  Current  Manager  training  and 
additional  BHA  legal  staff  will  identify,  process  and  expedite  eviction 
of  those  tenants  in  arrears  or  engaging  in  criminal  activity  within 
three  (3)  months. 

.  Training 


For  all  Managers  -  in  all  managerial  functions,  i.e.,  development-based 
budgeting,  eviction  process,  etc.  Design  and  implementation  within  the 
year. 

PRESENT  MANAGEMENT  OFFICE  STAFFING 

The  Maverick  development  is  presently  without  a  full-time  Manager.   The 
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Boston  Housing  Authority  is  in  the  process  of  developing  procedures  for  the 
pre-screening  of  resumes  and  applications,  based  on  minimum  qualifications. 
Also,  the  final  selection  process  for  Managers  is  under  review.  A  determi- 
nation will  be  made  within  a  month,  at  which  time,  a  qualified  Manager  will 
be  chosen  for  Maverick.  Until  that  time,  there  is  a  Manager  dividing  his 
time  between  two  (2)  developments,  as  well  as  an  Acting  District  Director 
assisting  at  Maverick. 

As  full-time  staff,  there  is  one  (1)  manager  trainee  and  a  clerk-typist. 

When  the  management  office  is  fully  staffed,  it  is  expected  that  drama- 
tic improvements  will  be  shown  in  rent  collection,  apartemnt  inspections, 
service  request  expedition,  etc. 

MANAGEMENT  SYSTEMS 

(a)  Development-based  budgeting 

At  the  present  time,  BHA's  systems  for  financial  control  do  not  provide 
for  a  timely  monitoring  of  its  financial  situation.  The  Managers  do  not 
have  an  integral  role  in  the  preparation  of  their  development-specific  bud- 
get, and  therefore,  do  not  have  the  control  of,  and  ultimately,  the  respon- 
sibility for  their  budget.  Without  this  essential  monitoring  tool  of  man- 
agement, Manager's  decisions  are  made  on  a  day-by-day  basis  with  no  priori- 
tization or  planning. 

The  Boston  Housing  Authority  is  currently  formulating  development-based 
budgeting.   Maverick's  development-based  budget  will  be  implemented  for  BHA's 
fiscalyear  1982. 

(b)  lease 

In  1979,  a  proposed  BHA  lease  revision  was  rejected  by  HUD  and  EOCD. 
One-year  negotiations  between  the  Tenants  Policy  Council  (TEC)  and  Boston 
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Housing  Authority  (BHA)  produced  a  document  that  was  considered  by  the  fund- 
ing agencies  as  too  cumbersome.  Currently,  the  BHA  is  in  the  process  of 

-.  •■  i  i  ■■- 

drafting  a  new  lease.   This  agreement  will  include  clarification  of  issues 
vital  for  management  control;  i.e..,  tenant  responsibility  for  apartment  care, 
eviction  proceedings,  etc.   It  is  anticipated  that  the  revised  lease  will 
be  implemented  in  1981. 
(c)  Rent  Collection 

The  rent  arrearage  for  Maverick  as  of  May  30,  1980,  is  $81,613.27,  which 
is  slightly  higher  than  the  arrearage  of  April  30,  1980  of  $78,613.41. 
This  climbing  arrearage  figure  reflects  the  fact  that  Maverick  has  been 
without  a  full-time  Manager  since  April  of  1979.   This  vacant  position 
should  be  filled  within  six  (6)  weeks.  Additionally,  at  the  present  time, 
the  computer  printout  of  arrearages,  generated  by  Central  Office,  reports 
to  the  Managers  arrearages  in  excess  of  thirty  (30)  days.   In  order  to  iden- 
tify and  rectify  arrearage  problems  at  an  earlier  date,  this  time  frame 
will  be  reduced  by  having  the  printout  reports  generated  on  the  eighth  day 
of  each  month  to  those  tenants  who  have  not  paid  their  current  month's  rent 
(a  "reminder"  notice) .   On  the  tenth  working  day,  Managers  will  receive 
from  the  Central  Office  computer,  automatic  "conference  letters"  to  send 
or  hand  deliver  to  those  residents  still  in  arrears.   This  "conference 
letter"  is  the  first  step  in  the  eviction  process  if  the  tenant  does  not 
agree  to  pay  off  the  arrearage  within  a  reasonable  period  of  time. 

At  the  Maverick  development,  tenants,  who  are  still  in  the  eviction  pro- 
cess at  the  time  of  apartment  rehabilitation  completion,  or  who  are  being 
evicted  for  any  reason,  will  not  be  allowed  to  move  into  a  rehabilitated 
apartment. 
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(d)  Vacancy  Turnover 

Currently,  vacancies  cannot  be  repaired/rehabbed  immediately  because  of 
lack  of  manpower.  As  a  result,  an  apartment  that  needs  only  minor  repair  at 
the  time  it  becomes  vacant,  after  vandalism,  needs  major  work.  After  the 
Comprehensive  Modernization  program  addresses  major  structural  improvements, 
development-based  craftsmen  will  be  utilized  to  prepare  a  vacant  apartment 
for  re-occupancy.   If  more  extensive  preparation  is  necessary  (i.e.,  fire- 
damaged,  flood,  etc.)  the  BHA  Central  Maintenance  Department  will  be  noti- 
fied as  to  condition  and  needed  repairs  for  scheduled  rehabilitation  by  the 
Manager . 

One  of  the  problems  of  identifying  vacant  apartments  has  been  that 

tenants  move  out  without  notice  and  the  Manager  does  not  become  aware  of  it 

immediately.   Nofification  of  a  move-out  will  be  given  to  the  Manager  in 

the  following  ways: 

.  the  resident's  move-out  notice  (fifteen  days  necessary  by  the  current 
lease) 

.  by  the  laborer  whose  defined  area  of  responsibility  includes  the  building 
in  which  the  apartment  becomes  vacant 

.  the  building  captain 

definition:  that  person  who  is  designated  by  other  tenants  in  his/ 
her  building,  or  who  volunteers  to  act  as  the  spokesperson  and  rep- 
resentative of  the  specific  building 

.  resident  education  as  to  the  importance  of  reporting  a  move-out  and  the 
ramification  to  their  development  and  their  building  if  notice  is 
not  given  to  the  Manager  in  a  timely  fashion.   This  will  be  accom- 
plished by  a  flyer  sent  to  the  tenants,  and  reiterated  periodically 
in  the  development's  newsletter. 

If  proper  written  notification  of  fifteen  (15)  days  move-out  by  the  resi- 
dent is  given  to  the  Manager,  the  Manager/designee  can  inspect  the  apartment 
one  (1)  week  prior  to  the  move-out  to  ascertain  needed  repair/replacement/ 
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painting.   The  appropriate  development  maintenance  personnel  will  receive 
notification  by  work  orders  as  to  the  scope  of  work  necessary  to  ready  the 
vacant  apartment  for  occupancy.   Where  possible,  repair/replacement  work 
can  be  done  while  the  existing  resident  is  in  the  process  of  moving.  Con- 
currently, a  potential  new  occupant  will  be  identified  and  screened  for  ac- 
ceptability.  Except  for  extra-ordinary  conditions,  (i.e.,  fire  damage, 
code  violations)  a  vacancy  can  be  readied  for  occupancy  and  a  move-in  sche- 
duled within  one  (1)  week. 

(e)  Job  Performance  Evaluations 

At  the  present  time,  the  BHA  is  drafting  an  objective  system  for  performance 
evaluation,  including  structured  criteria  and  checks  and  balances  for  those 
who  evaluate.  Currently,  there  are  no  productivity  standards  nor  a  process 
for  evaluating  employee  performance,  and  thus,  no  system  by  which  employees 
can  measure  their  own  progress.   Six-month  evaluations  will  be  implemented 
duringl980-1981. 

(f )  Tenant  Selection/Screening 

At  present,  the  Department  of  Occupancy  at  Central  Office  determines  eli- 
gibility of  an  applicant.   However,  screening  of  the  applicant  has  not  been 
in-depth  because  of  the  time  demands  made  on  the  Department. 

At  Maverick,  the  Manager  will  receive  the  application  from  Occupancy, 
where  preliminary  screening  has  taken  place.   The  Manager  will  then  review 
the  application,  do  a  credit  check,  home  visit,  and  check  with  the  appli- 
cants present  and  past  landlords  for  recommendations.   This  procedure  will 
allow  the  Manager  to  make  a  more  informed  decision  as  to  whether  his/her 
development  is  the  proper  community  in  which  the  applicant  should  live. 

If  the  applicant  is  considered  acceptable,  the  Manager/designee  will 
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conduct  orientation  sessions  prior  to  housing  the  applicant  with  the  assist- 
ance of  existing  residents.   Residents  of  the  building  in  which  the  appli- 
cant will  be  housed  will  be  invited  to  participate. 
(g)  Occupancy 

During  the  execution  of  Comprehensive  Modernization  Program,  and  after 
current  residents  are  properly  housed  (no  over/under  housed) ,  an  on-going 
marketing  effort  will  be  made  by  the  Manager  to: 

1.  review  and  update  the  current  BHA  waiting  list  to  determine  the  East 
Boston  existing  demand  for  housing  by  bedroom  size. 

2.  produce  a  community  newsletter,  outlining  the  amenities  of  the  develop- 
ment and  the  availability  of  apartments  for  distribution  to: 

-  East  Boston  Social  Centers 

-  East  Boston  Little  C  ity  Hall 

-  East  Boston  APAC 

-Community  Houses  of  Worship  (Bulletins  etc.) 

-  Local  newspapers  (i.e.,  East  Boston  Community  News) 

-  East  Boston  Community  Development  Corporation 

In  keeping  with  Boston  Housing  Authority's  commitment  to  equal  housing  oppor- 
tunity the  following  agencies  will  be  contacted  in  an  "out-reach"  effort 
by  the  Manager: 

-  Massachusetts  Housing  and  Finance  Agency 

-  HUD 

-  Executive  Office  of  Community  Development  (ECCD) 

-  Massachusetts  Commission  on  Indian  Affairs 

-  Freedom  House  -  Roxbury 

-  Chinese  Economic  Development  Council 
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-  Oficina  Hispana 
If  these  efforts  do  not  produce  substantial  results  (a  waiting  list  of 
twice  the  number  of  total  units  in  the  development)  marketing  efforts  will 
then  be  made  by  newspaper  advertisements: 

-  Boston  Globe 

-  Bay  State  Banner 

-  East  Boston  Community  News 

-  El  Mundo 

A  ninety-seven  percent  (97%)  occupancy  should  be  accomplished  within  one  (1) 
month  after  the  completion  of  the  Comprehensive  Modernization  Program. 
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II.  MAINTENANCE 
At  the  present  time,  management  is  responding,  for  the  most  part,  to 
emergency  situations.   These  situations,  which  arise  from  antiquated  sys- 
tems and  obsolete  equipment,  hinder  maintenance  efforts  to  address  routine 
service  requests  on  a  scheduled  basis.   Present  staffing  levels  and  deteri- 
orating conditions  prevent  progress.   There  follows  the  current  staffing 
levels  of  management  and  maintenance,  as  well  as  recent  backlog  of  outstand- 
ing work  orders: 

PERSONNEL/*:  BAFT     ON-SITE  PERSONNEL    CRAFTSMEN  ASSIGNED     *  OUTSTANDING  WORK 

TO  THE  DISTRICT         ORDERS  AS  OF  6/19/8 


Manager 

vacant 

Manager  Trainee 

1 

C lerk-Typist 

1 

Superintendent 

1 

Laborers 

5 

Plumber 

1 

Plasterer 

0 

Painter 

1 

Electrician 

0 

Glazier 

1 

Steamf itter 

0 

C  arpenter 

1 

Ceramic  Tiler 

0 

Site/Structure 

0 

4  21 

2  9 
4  15 

1  7 

3  13 

2  7 

4  22 
0  15 
0  9 


Excluding  Emergencies 


STRUCTURE 


In  District  I,  of  which  Maverick  is  a  part,  there  are  five  (5)  develop- 
ments, and  a  total  of  2,823  apartemnt  units.   These  units  are  in  various 
stages  of  decline.   Each  development  has  specific  needs,  none  of  which  can 
be  met  with  current  manpower.   General  supervision  in  this  District  is  sup- 
plied by  a  District  Director,  who  is  responsible  for  the  training,  perform- 
ance and  evaluation  of  on-site  managers  and  personnel  within  the  District. 
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The  Manager,  a  position  currently  vacant  at  Maverick,,  meets  with  and 
reports  to  the  District  Director.   Weekly  meetings  with  all  Managers  in  the 
District  result  in  craftsmen  assignment  for  the  week  (or  weeks) ,  depending 
upon  emergencies  and  priorities. 

Craftsmen  that  are  assigned  to  the  District  are  then  given  their  assign- 
ments by  the  District  Director/designee.   Once  at  the  development  of  their 
assignment,  the  craftsmen  report  to  the  Superintendent  of  that  development, 
who  becomes  their  supervisor  for  the  length  of  assignment  time.   When  Com- 
prehensive Modernization  takes  place,  and  major  systems  work  completed, 
craftsmen  will  be  assigned  to  the  Maverick  development  and  assigned  to  rou- 
tine and  preventive  maintenance  work.   The  current  condition  of  major  struc- 
ture/systems and  the  renovation  plan  to  address  these  conditions  &E9  found 
earlier  in  this  report. 

When  Comprehensive  Modernaization  work  is  completed,  staffing  needs  to 
maintain  the  renovations  will  be  as  follows: 
PERSONNEL/CRAFT     CURRENT  STAFF 


NEEDS 

AFTER 

COMP. 

PROJECTED    STAFFING 

MODERNIZATION 

laborers 

5 

5 

no   increase 

Plumber 

1 

1 

no   increase 

Plasterer 

0 

1 

SO, 384. 00 

Painter 

1 

1 

no   increase 

Electrician 

0 

1 

$22,755 

Glazier 

1 

1 

no    increase 

Steamf itter 

0 

1 

$22,214 

Carpenter 

1 

1 

no   increase 

C  eramic  Tiler 

0 

1 

$L9,385 

The  additional  dollars  needed  for  full  staffing  will  be  obtained  through 
savings  realized  through  reduced  utility  costs. 

DEVELOPMENT- BASED  STORES/WORK-ORDER  SYSTEM 
A  work  order  (maintenance)  clerk  has  been  budgeted  for  each  development 
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location  and  will  be  hired  prior  to  implementation  of  "development-based 

stores" . 

The  development-based  stores  will  enable  craftsmen  to: 

.  have  materials  on  hand  to  respond  to  service  requests  eliminating 
lost  time  by  traveling  to  Central  Stores  for  pick-up  of  stock 

.  increase  response  time  to  service  requests 

.  increase  productivity 

.  increase  accountability 
The  Maverick  development's  store  will  be  implemented  by  September  1980, 
and  will  be  stocked  with  a  thirty-day  supply  of  materials  (based  on  historic 
usage) . 

At  the  present  time,  Central  Stores  acts  as  an  inventory  warehouse  for 
all  maintenance  material (s)  and  equipment.   Many  site-specific  development 
material  needs  are  not  in  stock.  Craftsmen  travel  to  Central  Stores  to  pick 
up  necessary  materials  for  service  requests.   When  it  is  discovered  that  the 
specific  material  is  not  in  stock,  the  craftsman  has  to  go  to  outside  ven- 
dors to  fill  their  requests.  With  development-based  stores,  this  travel 
time  and  loss  of  efficiency  will  be  eliminated. 

As  productivity  increases  and  response  time  is  shortened,  it  is  antici- 
pated that  demand  will  increase;  therefore,  material  usage  will  be  monitored 
monthly  to  adjust  stock  supply  for  the  "store".   This  information  will  be 
computerized  and  will  establish  estimates  for  inventory  control. 

The  work  order  (maintenance)  clerk  will  be  given  the  proper  training 

by  a  consultant  presently  under  contract  with  the  BHA  to: 

.  require  adequate  information  from  the  caller  to  determine  exact  craft 
and  materials  needed 

.  record  and  screen  maintenance  service  requests  for  priority 


•33- 


.  issue  the  requests  to  the  appropriate  development  personnel,  as  well  as 
the  anticipated  stock  for  the  specific  service  requests 

.  maintain  inventory  control  system (s) 

.  record  natute  of  daily  service  requests,  length  of  time  and  cost  from  com- 
pletion (by  craft)  and  costs  of  materials  used  by  request 

.  submit  weekly  summary  sheets  to  the  Superintendent  of  material  usage 

.  submit  weekly  summary  sheets  to  the  Superintendent  of  the  estimated  time(s) 
of  service  request  work  items,  and  the  actual  time  taken  to  complete 

At  the  close  of  each  day,  the  Manager  and  Superintendent  will  review  ser- 
vice requests  and  set  up  the  schedule  for  the  following  day.   They  will  also 
review  weekly  the  established  short-term  and  long-term  goals  and  submit  a 
progress  report  to  the  District  Director. 

Estimated  time(s)  of  completion  for  each  service  request  will  be  noted 
on  each  service  request  form.   Weekly  comparisons  will  be  made  of  similar 
complaints,  estimated  and  actual  times  of  completion  within  the  development, 
the  District,  and  with  other  family  developments  in  the  Authority.   These  com- 
parisons will  be  computerized  monthly  for  productivity,  accountability  as 
well  as  for  proposed  work  projects  time/material  estimates.   Estimated  times 
will  be  adjusted  periodically  as  a  history  base  is  formulated. 

PREVENTIVE  MAINTENANCE 

Semi-annually,  the  Manager /designee  will  routinely  inspect  apartments 
for  the  purpose  of  identifying  any  potential  maintenance  problems  on  a  rotat- 
ing schedule.  Residents  will  be  notified  forty-eight  (48)  hours  in  advance 
of  the  scheduled  inspection  of  their  apartments.  Residents  who  refuse  entry 
to  Management  staff  for  other  than  good  and  sufficient  reasons,  (not  limited 
to  the  following  examples;  sickness,  emergency  requiring  absence  from  apart- 
ment) will  be  notified,  in  writing,  of  the  breach  of  their  lease,  and  legal 
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action  will  commence.   Residents  will  be  responsible  for  notifying  the  Mana- 
ger immediately  if  an  inspection  cannot  take  place  and  the  reason (s)  for  the 
refusal.   It  has  been  determined  by  apartment  inspections  done  by  BHA 
personnel  in  1978,  that  an  inspection  for  preventive  maintenance  purposes 
takes  a  maximum  of  twenty  (20)  minutes.   This  time  frame  allows  for  resident 
conversation  and  their  additional  expressed  concerns.  A  trained  inspector 
can  gather  preventive  maintenance  data,  as  well  as  deferred  maintenance  data 
in  that  period  of  time.   The  Maverick  development,  containing  an  approxi- 
mate unit  total  of  three  hundred  ten  (310)  units  after  Comprehensive  Moderni- 
zation, will  consume  employee  time  for  twice-a-year  inspections  of  four  (4) 
hours  per  week.   The  inspections  will  be  done  on  a  rotating  basis  by  inspect- 
ing twelve  (12)  units  per  week. 

Training  for  apartment  inspection  will  be  provided  by  the  Manager  and 
Superintendent.   This  procedure  will  enable  the  personnel  at  each  level  to 
establish  a  standard  for  inspections,  to  assure  similarity  of  the  quality  of 
inspection  and  commonality  of  inspection  language. 

Preventive  Maintenance  of  systems  will  be  initiated  at  Maverick  within 
six  (6)  months,  and  will  include,  but  not  be  limited  to: 

Boiler/heating  plants  -  (currently  in  effect) 

Common  Area/Apartment  Painting  Schedule 

Exterior/interior  lighting  systems 

Mechanical  systems  inspections 

Roof  inspections/repairs 

Grounds  upkeep/repair 

TRASH/SOLID  WASTE  DISPOSAL 
At  present,  there  are  twelve  (12)  6-yard  dumpsters  at  the  Maverick  devel- 
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opment.   Scheculed  pick-ups  of  these  dumpsters  are  Monday,  Wednesday  and 
Friday.   The  rental  dumpsters  (and  pick-up  service)  are  provided  by  a  pri- 
vate contractor. 

Each  week  Managers  notify  Central  Office,  by  way  of  a  standardized  moni- 
toring form,  as  to  their  satisfaction/dissatisfaction  with  the  service. 
Failure  of  the  company  to  adhere  to  pick-up  schedules  results  in  a  reduction 
of  their  periodic  payment  from  BHA. 

EXTERMINATION 

Recently,  BHA  made  the  determination  that  pest  control  could  more  effi- 
ciently be  done  by  BHA  employees,  rather  than  by  outside  contract.   This 
decision  was  reached  after  review  of  contractor  call-backs. 

Training  has  been  completed  for  the  first  group  of  laborers  to  enable 
them  to  effectively  conduct  exterminating  services.   This  training  program, 
conducted  by  an  outside  contractor,  is  an  on-going  program. 

With  more  management  control  over  the  pest  control  services,  buildings 
will  be  fully  exterminated  twice  a  year  on  a  preventive  program.   Where  necessary, 
additional  service  will  be  provided  as  needed. 
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III.  EVICTIONS 
Non-payment  of  rent 

With  the  tightened  rent  collection  procedure  to  be  implemented  by  August, 
1980    (  .'see  Appendix  2A  )  /  tenants  who  do  not  assume  financial  responsi- 
bility for  their  rent  will  be  expeditiously  evicted. 
Cause  Eviction  -  Criminal  Activity 

The  length  of  time  for  eviction  proceedings  for  criminal  activity  has 
been  greatly  reduced  by  Judge  Paul  Garrity's  recent  ruling  that  certain  acts 
of  a  criminal  nature  will  be  processed  through  his  Court,  thus  eliminating  the 
burdensome  and  dangerous  length  of  time. previously  taken  by  drawn-out  grievance 
hearing  procedures  to  which  the  accused  has  recourse.   His  order  specifically 
deals  with  those  who: 

1.  Physically  harm  other  tenants  or  employees  of  the  BHA: 

2.  Commit  acts  of  serious  vandalism  against  the  property  of  other  ten- 
ants or  the  BHA: 

3.  Threaten  to  seriously  physically  harm  other  tenants,  BHA  employees 
or  the  property  of  other  tenants  or  the  BHA: 

4.  Carry,  or  keep  upon  the  premises  or  any  common  area  of  the  develop- 
ent,  a  Class  A,  Class  B  or  Class  C  controlled  substance  as  defined 
in  M.G.L.  94C  §  31  or  a  dangerous  weapon  as  defined  in  M.G.L.  c.269, 
S  10  (a),  (b)  or  (k) . 

Victim/Witness  -  the  streamlined  eviction  procedure  for  acts  of  a  criminal 
nature  will  greatly  reduce  fear  in  the  developments.   However,  victim/witness 
testimony  is  necessary  for  a  favorable  decision  to  evict.   Those  who  are 
willing  to  testify  are  offered  transfers  to  other  developments  within  the 
Boston  Housing  Authority.   The  Police  Department  has  been  very  cooperative 
in  offering  protection  for  victims /witnesses,  as  they  also  rely  on  their 
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testimony  for  criminal  prosecution. 
Cause  Eviction  -  Trespassers 

The  enforced  procedure  for  the  eviction  of  trespassers  has  produced  dra- 
matic results  within  the  past  year.   Many  cases  of  trespassing  do  not  reach 
the  Court  level,  as  those  violators  move  out  when  faced  with  the  fact  that 
they  will  be  evicted.   Within  the  past  year,  the  total  number  of  evictions/ 
voluntary  move-outs  of  trespassers  exceeds  two  hundred  fifty  (250) .   Of 
those, approximately  seventy  (70)  have  been  brought  into  Court.   The  length 
of  time  involved  in  removing  violators  ranges  from  two  (2)  days  to  two  (2) 
months,  depending  on  the  avenue  employed  for  eviction.   See  Appendix  2B 
for  general  procedure  for  the  "Ejection  of  Non-Tenants". 

IV.  SOCIAL  SERVICES 
BHA  Tenant  Services  Dept. 

The  social  service  staff  of  this  department  will  be  available  to  provide 
crisis  intervention  and  response,  information  and  referral  services  with  fol- 
low-up to  insure  that  necessary  supportive  services  are  in  place,  and  some 
limited  short-term  case  management.   In  addition,  the  staff  will  be  available 
to  provide  technical  assistance  to  management  personnel. 

The  resources  of  the  department  will  also  be  available  to  the  local  man- 
agement and  tenants  to  assist  in  the  following  areas: 

1.  Development,  implementation,  and  preparation  of  a  social  service 
needs  assessment. 

2.  Monitoring  and  evaluation  of  existing  social  services  delivery  to 
residents  by  other  public  or  private  agencies. 

3.  Development  of  projects  and  proposals  designed  to  provide  additional 
or  expanded  services  as  defined  by  the  needs  assessment. 


■39- 


4.   Development  of  tenant-management-inter-agency  groups  and  structures, 
both  ad  hoc  and  on-going,  as  deemed  necessary  or  appropriate  to  im- 
prove the  delivery  of  services,  establish  an  on-going  cooperative 
effort  to  foster  a  sense  of  community  and  responsibility,  and  maxim- 
ize the  effective  utilization  of  all  resources,  both  human  and  finan- 
cial. 
DEVELOPMENT  OF  THE  N&TUFAL  HELPER  NETWORK: 

It  is  essential  in  these  days  of  shrinking  financial  resources,  increased 
needs  for  service,  and  decreased  response  capability  on  the  part  of  many  sup- 
portive social  service  agencies,  that  the  use  of  available  resources  is 
maximized  as  effectively  and  appropriately  as  possible.  Although  the  need 
for  services  is  increasing  while  the  capacity  to  respond  is  shrinking,  those 
services  available  are  still  often  not  utilized  as  effectively,  appropri- 
ately,or  as  expeditiously  as  they  might  be. 

Consistent  with  the  basic  American  tradition  of  independence,  self-help, 
and  mutual  support,  one  human  resource  which  is  not  yet  being  effectively 
developed  or  utilized  is  the  natural  helper  network  which  exists  in  every 
community.   Every  family  and  neighborhood  contains  certain  individuals  whose 
natural  skills,  personalities,  and  life  experiences  have  resulted  in  their 
being  perceived  and  utilized  by  others  as  supportive,  helping  persons.   The 
extent  to  which  this  role  is  genuinely  helpful,  is  of  course  determined  by 
the  extent  of  each  "natural  helper's"  personal  knowledge,  judgement,  and 
inter-personal  skills.   The  effectiveness  of  the  natural  helper  could  be 
greatly  enhanced  with  appropriate  training  and  support. 

Utilizing  the  resources  currently  available  to  the  Authority 
(both  internally  and  externally  through  cooperative  relationships  with  ser- 
vice providers,  educational  institutions,  and  professional  trainers) ,  a  pro- 
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gram  will  be  developed  which  will: 

1.  Identify  the  existing  natural  helpers  in  the  community  and  establish 

a  group  of  such  people  who  are  willing  and  capable  of  increasing  their 
skills,  and  working  in  conjunction  with  local  management,  service  agency 
staff,  and  Authority  staff  to  facilitate  a  more  effective  utilization 
of  available  resources. 

2.  Once  the  natural  helper  group  has  been  identified,  a  training  program 
designed  to  meet  the  specific  needs  of  the  group  will  be  developed  and 

implemented.   Since  the  specific  individual  levels  of  skill,  back- 
ground, and  capability  will  vary  greatly  from  one  person  to  another, 
it  will  be  essential  that  the  training  program  include  both  group 
sessions  and  individual  back-up  sessions. 

3.  Either  as  part  of  the  natural  helper  network  training  program  or  as 

a  concurrent  effort,  similar  modified  training  should  be  made  available 
to  local  management  staff. 
While  it  is  not  feasible  to  develop  the  specific  scope,  content,  or  time- 
table of  the  training  program  until  the  natural  helpers  have  been  identified, 
it  is  reasonable  to  predict  that  certain  basic  elements  will  be  included: 

a.  Assessment  skills 

b.  Supportive  social  services  available  and  how  to  utilize  them  appropri- 
ately 

c.  Setting  limits  on  self  and  others 

d.  Early  identification  of  potential  problems 

e.  Confidentiality 

f.  The  importance  of  "enabling"  rather  than  "doing  for". 

g.  Tenant-management  responsibilities,  etc. 
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This  program  could  be  initiated,  implemented,  and  functioning  within  twelve 

months . 

V.  SECURITY 

The  components  of  security  are  two-fold: 

1.  Manpower 

2.  Community   Involvement 


Manpower 

Hardware  cannot  stop  or  prevent  criminal  activity;  it  can  only  make  it 

more  difficult  to  commit.  Criminal  activity  is  that  which  is  (1)  committed; 
and  (2)  contemplated. 
Committed  Criminal  Act 

As  part  of  a  security  plan  for  Maverick  development,  a  qualified  security 
investigator  will  be  hired  for  the  development.   His/her  job  will  be  to  in- 
vestigate, identify,  document  and  commence  prosecution  action  against  those 
who  have  committed  a  crime.   Under  the  supervision  of  the  BHA  Director  of 
Security  and  reporting  daily  to  the  Manager,  s/he  will  determine  the  extent/ 
repetition  of  the  crime/vandalism.   The  Manager  will  determine  whether  the 
history,  or  lack  of  history,  of  the  individual  warrants  eviction,  or  other 
appropriate  action.   S/he  will  work  closely,  and  in  full  cooperation,  with 
the  local  Boston  Police  Department.   Funding  for  this  position  of  investiga- 
tor will  be  provided  from  the  operating  budget. 
Contemplated  Criminal  Activity 

Under  the  direction  of  the  Security  Investigator,  two  (2)  security 
guards  will  be  hired  for  Maverick.   Those  guards  will  be  hired  as  qualified 
security  guards  (trained  at  the  Boston  Police  Academy) .   Their  work  hours 
will  be  determined  by  the  Security  Department.   Funding  for  these  positions 
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will  be  provided  from  the  operating  budget. 
Community  Involvement 

Without  community  involvement,  crime/vandalism  prosecution  and/or  deter- 
rent programs  will  not  work.   In  order  to  effectively  address  the  negative 
reasons  for  "non-involvement"  of  the  community,  fear  of  retaliation  must  be 
overcome. 

Many  residents  are  long-standing  and  have  known  only  "project  life"  in  the 
Boston  Housing  Authority.  _  With  similar  economics  and  frustrations,  neighbors 
become  "family"  as  well,  developing  a  strong  network.   If  a  "family"  member 
becomes  involved  in  a  crime,  the  act  and  the  individual  become  known  to  the 
network  within  a  brief  period  of  time.   The  criminal  usually  has  relatives  in 
the  development,  and  should  the  witness  come  forward,  that  too  becomes  quickly 
known.   The  witness  understandably  will  not  subject  him/herself  and  family  mem- 
bers to  threats  and  retaliation,  with  the  knowledge  that  the  retaliation  could 
take  fatal  form.   Therefore,  witnesses  must  be  offered  protection  for  themselves 
and  their  families  that  is  not  just  periodic.   Responsibility  lines  quickly 
cross  over  between  the  Police  Department,  social  agencies  and  the  Boston  Hous- 
ing Authority.   Beset  on  all  sides  by  the  tenants  to  whom  BHA  is  committed,  the 
community  alone  is  unable  to  provide  that  security  service.   However,  to  abate 
fear  of  retaliation,  BHA  has  been  able  to  relocate  witnesses  residents  into 
other  BHA  developments  and,  in  some  cases,  outside  the  Boston  area. 
Anti-Vandalism  Program 

Within  the  last  year,  members  of  the  Maverick  community  have  established 
an  Anti-Vandalism  Program.   Every  weekday  night  and  on  some  weekends,  Maverick 
residents  operate  a  recreation  program  in  the  Social  Hall.   (See  Appendix 
2C_ . )    This  program  has  provided  an  alternative  to  "hanging  out"  in  hallways 
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and  has  begun  to  reduce  the  level  of  vandalism  which  has  existed  at  the  devel- 
opment.  It  also  serves  as  a  model  of  how  community  participation  can  impact 
on  the  security  problem  within  public  housing. 


APPENDIX  ONE 

A.  Modernization  Program  Budget 

B.  Modernization  Work  Program 

C.  Modernization  Organization  and  Staffing 
Plan 

D.  Plan  for  Minority  and  Female-Owned 
Business  Utilization 

E .  Cooperation  Agreement 

F.  Resolution  of  the  Boston  Housing 
Authority 

G.  List  of  Other  Projects 


W    S     OePARTMENTOP   HOUSING  AND  URBAN   DEVELOPMENT 

_OW  iNCCVte   HOUSING  PROGRAM 

MODERNIZATION  PROGRAM  BUDGET 


3ATg  SU9MITTED 

6/26/80  . 


•^OiV'OUAL  PROJECT  NUMBER 


"AGE 1      OF       3 


DWELLING  UNITS 


2-8 


414 


414 


MODERNIZATION  PROJECT  NUMBER  MA-  2  -  9  0  5 


r—  j 


This  Modernization  Program,  submitted  by  the        Boston   Housing   Authority 

(Public  Housing  Agency  J 


,  is  to  serve  is  the 


buii  for  amendment  of  Annual  Contribution!  Contract  Number         NYJbl 


_to  provide  Modernization  Funds  with  which 


to  finance  the  above-listed  Modernization  Project.  Analysis  of  the  financial  status  of  this  PHA,  in  accordance  with  the  procedure  set  forth 
in  the  Low-Income  Public  Housing  Modernization  Handbook  7485.9,  reveals  that  financing  of  this  Modernization  Project  can  be 
accomplished  by  utilization  of  funds  as  indicated  below: 


TOTAL  OreRATINQ  FUNOS  PROVIDED  8v  PHA 


TOTAL  MOOEP1NIZATION  FUNDS  REQUESTED 


i  14,558,052 


TOTAL  MODERNIZATION  PROOHAM  COST 


I   14,553,052 


Q       REVISION  fGi*»  number/ 


The  PHA  will  not  be  allowed  to  participate  in  the  Modernization  Program 
unless  this  form  is  completed  and  filed  as  required  by  existing  regulatioa 


field  office  director 


Prwioui  Edmoni  ■'•  OtMoifil 


Paoe  t  of  3  psoas 


huO-52990  (9-781 
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APPENDIX  1C 

BHA  Modernization  Organization  and  Staffing  Plan 

As  a  direct  result  of  Receivership,  the  BHA  has  established  a 
separate  Division  for  Construction  Management  to  achieve  more 
effective  implementation  of  the  Authority's  modernization 
programs.   Attached  is  the  current  staffing  of  this  Division 
which  includes  projections  of  additional  staff  needs  to  expedite 
modernization  activities  for  all  BHA  developments. 

The  BHA  clearly  does  not  perceive  of  the  Maverick  Comprehensive 
Modernization  Program  as  part  of  its  normal  modernization 
activity.   In  this  regard,  the  Authority  intends  to  employ  a 
construction  management  approach  at  Maverick  to  implement  the 
required  capital  improvements.   The  present  plan  will  be  to 
retain  a  consulting  firm  to  be  responsible  for  all  phases  of 
implementing  this  program  including  preparation  of  all 
architectural  and  engineering  plans  and  specifications,  contract 
documents,  coordination  of  all  construction  activities, 
inspection  of  work,  coordination  of  construction  with  BHA 
Management  staff  and  tenants.   In  addition,  special  BHA  staff 
will  be  hired  specifically  for  the  Maverick  program  (see 
attachment)  to  provide  effective  coordination  between  BHA  and 
the  Construction  Management/Design  component. 
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APPENDIX  ID 


PLAN  FOR  MINORITY  AND  FEMALE-OWNED  BUSINESS 
UTILIZATION  FOR  THE  MAVERICK  (2-8) 
COMPREHENSIVE  MODERNIZATION  PROGRAM 


The  Boston  Housing  Authority  as  a  public  agency  serving  a 
substantial  number  of  minority  tenants,  as  well  as  many  families 
which  have  women  as  heads  of  the  household,  acknowledges  its 
legal  and  moral  obligation  to  offset  the  effects  of  past  economic, 
racial,  and  social  discrimination  by  providing  the  maximum 
opportunity  for  minority  businesses  to  participate  in  its 
modernization  programs,  and  by  ensuring  that  contractors  and 
sub-contractors  for  BHA  provide  adequate  employment  opportunities 
for  minorities,  women,  and  BHA  residents.   The  Authority  reaffirms 
its  commitment  to  ensure  that  Authority  contractors  provide  equal 
employment  opportunity  in  accordance  with  all  applicable  laws  and 
regulations.   This  is  a  major  emphasis  of  the  BHA  under  Receiver- 
ship.  All  Affirmative  Action  and  Contract  Compliance  Policies  and 
procedures  are  being  reviewed  and  evaluated  by  the  Receiver  and 
his  senior  staff. 

The  Affirmative  Action  and  Contract  Compliance  (AA/CC)  Policy  and 
procedures  for  BHA's  modernization  programs  are  both  morally  and 
legally  mandated.   They  are  governed  by  complex  federal  and  state 
laws  and  regulations.   The  goal  of  these  public  requirements  is 
to  redress  past  discrimination  in  employment  and  contracting 
practices,  eliminate  present  discrimination,  and  promote  equal 
employment  opportunity  and- opportunities  for  minority  businesses. 
These  public  requirements  prescribe  many  of  BHA's  AA/CC  procedures 
and  requirements  for  using  minority  business  and  hiring  both 
minority  and  female  employees  on  BHA  construction  contracts.   They 
also  prescribe  affirmative  action  and  equal  employment  opportunity 
language  which  must  be  included  in  BHA's  construction  contracts. 

The  federal  laws  and  regulations  governing  the  Authority's  AA/CC 
program  include:   Presidental  Executive  Order  11246;  the  Federal 
Civil  Rights  Acts  of  1964  and  1972;  and  HUD  Regulations  on 
construction  contracts,  particularly  regulations  41CFR  and  24CFR. 
In  addition,  BHA  is  governed  by  the  provisions  of  the  City  of 
Boston  Supplemental  Minority  Participation  Section  (B.S.M.P.S.) 
which  imposes  additional  requirements  on  the  Authority  with  respect 
to  Equal  Employment  Opportunity  and  Affirmative  Action. 

To  assure  minority  business  utilization,  all  contractors  who 
perform  construction  work  for  BHA  are  required  to  expend  a  certain 
percentage  of  the  value  of  their  contracts  with  minority  businesses, 
The  exact  percentage  may  change  from  time  to  time,  and  it  may  vary 
depending  on  the  area  of  the  city  where  the  contractor  is  working. 
At  the  present  time,  in  Non-Impacted  Areas,  such  as  East  Boston, 
the  requirement  is  ten  (10%)  percent. 
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Contractors  may  satisfy  this  requirement  by  purchasing  supplies, 
materials,  and/or  services  from  minority  businesses  and/or  by 
sub-contracting  a  portion  of  their  contract  to  minority  businesses. 

This  requirement  is  contained  in  the  B.S.M.P.S. 

The  BHA  provides  support  services  to  construction  contractors  who 
must  utilize  minority  businesses  to  comply  with  contract  require- 
ments.  This  includes  assistance  in  recruiting  minority-owned 
businesses . 

The  BHA  will  maintain  a  register  of  minority  and  women's  businesses 
which  can  provide  modernization  services,  including  architectural 
and  engineering  services,  contracting  and  subcontracting  services, 
and  supplying  materials  purchased  for  modernization  programs.   The 
register  will  also  identify  agencies  which  can  refer  qualified 
minority  businesses. 

In  maintaining  this  register,  the  Authority  may  use  lists  of 
minority  businesses  already  identified  by  its  staff  and  lists 
published  by  other  agencies,  including  the  City  of  Boston's 
"Directory  of  Minority  Contractors  and  Suppliers",  the  State  Office 
of  Minority  Business  Assistance's  (SOMBA's)  "Massachusetts  Minority 
Vendors  List"  and  the  MBTA's  "Register  of  Minority  Businesses". 

The  BHA  may  organize  bi-annual  minority  business  conferences. 
The  purpose  of  the  conferences  will  be  to  inform  minority  and 
women's  businesses  of  potential  opportunities  with  the  Authority's 
modernization  programs,  and  to  identify  for  these  businesses  key 
personnel,  procedures  and  policies  which  govern  the  Authority's 
modernization  programs. 

The  EEO  Contract  Compliance  Officer  will  provide  contractors  who 
are  bidding  for  and  who  have  been  awarded  contracts  with  BHA's 
minority  business  register  and  other  lists  of  minority  businesses 
described  above  and  set  up  and  facilitate  meetings  between  con- 
tractors and  specific  minority  businesses  to  help  contractors 
meet  contract  requirements. 

No  policy  for  minority  business  utilization  is  effective  without 
clear  procedures  for  monitoring  and  enforcing  affirmative  action 
contract  compliance  by  BHA  contractors.   Since  Receivership,  new 
procedures  have  been  established  to  assure  such  compliance.   For 
example,  no  construction  contract  can  be  awarded  without  written 
certification  that  the  minority  business (es)  proposed  to  meet 
contract  requirements  are  legitimate  and  qualified  to  provide  the 
listed  services.   No  periodic  payment  to  contractors  will  be 
approved  without  certification  that  all  manpower  and  minority 
business  utilization  reports  are  current  and  that  the  contractor 
is  in  compliance.   Payments  have  been  withheld  until  the  contractors 
comply  with  affirmative  action  requirements.   Contracts  have  not 
been  awarded  because  of  failure  to  meet  Minority  Business  Utilization 
Requirements . 
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APPENDIX  IE 

COOPERATION  AGREEMENT 

BHA's  Federal  developments  are  covered  by  two  separate  Cooperation  Agreements. 
The  first  Agreement,  executed  in  1938  did  not  contain  unit  limitations  and  covered 
all  developments  built  in  or  prior  to  1950  (refer  to  attached  accounting) .   In 
1949,  the  BHA  received  a  Program  Reservation  for  4,000  new  public  housing  units 
from  the  Public  Housing  Administration.   Included  in  the  Program  Reservation 
Notification  was  a  request  from  the  PHA  that  the  BHA's  Cooperation  Agreement  be 
revised  or  amended  to  cover  that  allocation  of  new  units.   Consequently,  on  March 
9,  1950,  a  new  Cooperation  Agreement  was  executed  which  specifically  allowed 
for  the  4,000  units  reserved  in  1949,  and  in  addition  allowed  for  future 
reservations  provided  that  the  total  number  of  units  committed  after  1950  did 
not  exceed  8,000. 

A  project  by  project  accounting  of  all  Federal  Public  Housing  units  covered 
under  each  Cooperation  Agreement  is  attached  herewith.   This  accounting  is  as 
accurate  as  can  be  compiled  from  our  existing  records,  and  establishes  our  current 
standing  with  respect  to  the  1950  Agreement. 

The  accounting  indicates  that  prior  to  the  awarding  of  Project  Nos.  Mass  2-7  5, 
2-77  and  2-78,  the  BHA  had  committments  totalling  7,384  units.   With  the  addition 
of  the  aforementioned  projects  that  total  is  increased  to  7,894  units. 


r  —  ->  —  -n-~  — 

velopment 
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iVELCPMENT    UNDER    THE    1^38    COOPEATION    AC-1 


Name    &    Location 


No. 

Date 

Una  rs 

Built 

1,149 

1940 

■ 

1,023 

1940 

306 

1940 

774 

1942 

508 

1950 

420 

1941 

414 

1942 

Dston 

1,016 

1938 

873 

1941 

MASS. 

2-1  Charlestown 

2-3  .Mission  Hill,  Roxbury 

2-4  Lenox  Street,  Roxbury 

2-5  Orchard  Park,  Roxbury 

2-6  South  End 

2-7  Heath    St.,    Jamaica    Plain 

2-8  East    Boston 

2-2  3         Mary  Ellen  McCornack,  South 

2-24         Old  Colony,  South  Boston 

TOTAL  UNITS  6,4  83 

FEDERAL  DEVELOPMENT  UNDER  THE  MARCH  9,  1950  COOPERATION  AGREEMENT: 

Franklin  Hill. Ave.,  Dorchester  375  1952 

Whittier  Street,  Roxbury  200  1953 

Washington  &  Beech  Sts.,  Roslindale  274  1952 

Mission  Hill  Extension,  Roxbury  588  1952 

Bromley  Park,  Jamaica  Plain  732  1954 

Columbia  Point,  Dorchester  1,504  1954 

Bickford  Street,  Jamaica  Plain  64  1962 

Margaret  Collins,  Jamaica  Plain  44  1962 

-  Annapolis,  Dorchester  56  1962 

Ashmont,  Dorchester  54  1962 

Franklin  W.  Holgate  Apts . ,  Roxbury  86  1962 

William  J.  Foley  Apts.  South  Boston  96  1963 

Not  Developed/Project  Cancelled  * 

Groveland,  Mattapan  64  1972 

Not  Developed/Project  Cancelled  * 

Davison,  Hyde  Park  48  1972 

Washington,  Brighton  82  1965 

West  9th  Street,  South  Boston  84  1968 

John  Carroll  Apartments,  Brighton  64  1966 

John  J.  Meade,  Dorchester  40  1970 

Not  Developed/Project  Cancelled  * 

Warren,  Roxbury  104  1969 

Eva  Whiting  White^,  South  End  102  1968 

Walnut  Park,  Roxbury  168  1970 

South  End  Elderly,  A-B-C,  South  End  234  1973 

Amory  Street,  Jamaica  Plain  233  1974 

Not  Developed/Project  Cancelled  * 

General  Warren  Apts.  Charlestown  -96  1972 

Torre  Unidad,  South  End  204  1974 

Rockland,  West  Roxbury  72  1972 

Codman  Apartments,  Dorchester  108  1972 

Heritage  Apartments,  East  Boston  301  1975 

St.  Botolph  Street,  Back  Bay  134  1973 

Peter  Pasciucco  Apartments,  Dorchester    96  1974 


2 

-9 

2 

-11 

2 

-13 

Z. 

-14 

-19 

o 

-20 

-25 

n 

z 

-26 

n  . 

-27 

n . 

-28 

-29 

4.  ' 

-30 

*1 

-31 

2- 

-32 

n 

-33 

-34 

2- 

-35 

2- 

-36 

2- 

-37 

2- 

-38 

2- 

•39 

2- 

40 

2- 

-41 

2- 

42 

2- 

•44 

2- 

45 

2- 

46 

2- 

47 

2- 

49 

2- 

50 

2- 

51 

52 

2- 

53 

-> 

54 

No. 


I  o -  lite 

.its  Buir 


2-55  Evans  Street,  Mattapan  2  1973 

2-56  Infill,  Roxbury  26  1971 

2-57  Lower  Mills,  Dorchester  183  19  7  3 

2-5E  West  Newton  Street,  South  End  136  1972 

2-59  Infill,  Roxbury  28  1973 

2-60  Not  Developed/To  be  Cancelled  40 

2-61  Ausonia,  North  End  .       100  1976 

2-62  Hassan  Apartments,  Hyde  Park  100  1974 

2-70  Spring-Temple,  West  Poxbury  104  1977 

2-71  Washington-Corey,  Brighton  225  1977 

2-72  Cliffmont,  Roslindale'  119  1977 

2-74  Rutland/East  Springfield,  South  End       14 


TOTAL  UNITS  7,3  84 

[)    PLANNED  FEDERAL  DEVELOPMENT  UNDER  THE  1950  COOPERATION  AGREEMENT: 

2-75         Proposals  Not  Selected  160 

2-77  "  .       "       "  235 

2-78  "         "       "  115 


TOTAL  UNITS  510 

'>   FEDERAL  UNITS  EXEMPT  FROM  THE  COOPERATION  AGREEMENTS: 

2-43         Leased  Housing 

2-4  8  ....  - 

2-64  .... 

2-67  ....  ^ 

2-68 


TOTAL  UNITS  2,689 


TOTAL  BHA  UNITS  DEVELOPED  AND  PLANNED  UNDER 

THE  1950  AGREEMENT  (II  &  III)  =  7,894 


ALLOWABLE  19  50  COOPERATION  AGREEMENT  UNITS  =    8,000 


RESIDUAL  UNITS  AVAILABLE  TO  BHA  UPON 

COMPLETION  OF  MASS  2-75,  2-77,  &  2-78  106*- 


te  that  with  the  cancellation  of  Project  No.  Mass  2-60,  the  residual  will 
increased  to  146  units. 
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APPENDIX  IF 


RESOLUTION  OF  THE  BOSTON  HOUSING  AUTHORITY 


In  approving  for  submission  the  attached  final  application 
package,  consisting  of  the  Program  Budget,  the  Work  Program, 
and  the  Organization  and  Staffing  Plan,  I,  Lewis  H.  Spence, 
Receiver/Administrator  certify  that: 

1.  The  Boston  Housing  Authority  will  comply  with  all  policies, 
procedures,  and  requirements  prescribed  by  HUD  for  the 
modernization  program. 

2.  The  estimated  costs  of  the  modernization  program  cannot 
be  funded  from  current  operating  funds . 

3.  The  proposed  work  items  are  eligible  for  modernization 
funding. 

4.  The  amount  of  modernization  funds  requested  represent 
the  Boston  Housing  Authority's  estimate  of  the  costs  of 
the  modernization  program  described  in  the  Final 
Application. 


5.  The  Boston  Housing  Authority  will  comply  with  civil 
rights  statutes,  executive  orders,  and  regulations  as 
applicable. 

6.  The  Boston  Housing  Authority  will  take  all  necessary 
steps  to  provide  qualified  tenants  with  employment 
opportunities  that  may  be  generated  by  Comprehensive 
Modernization. 

7.  The  HUD  regulations  and  requirements  under  the  Flood 
Disaster  Protection  Act  of  1973  are  not  applicable. 


Lewis  H.  Sp^rtcc 
Receiver/ Administrator 


Date:    £?/  0*  /  /  0^* 
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APPENDIX   1G 

LIST  OF  OTHER  PROJECTS 

Listed  below  are  developments  identified  by  the  Boston  Housing  Authority  as 

potential  candidates  for  Comprehensive  Modernization.   It  must  be  stressed 

that  the  list  is  preliminary  and  subject  to  change  depending  upon  such  factors 

as:   (1)   future  funding  levels  under  the  Comprehensive  Modernization  program; 

(2)   appropriateness  of  other  programs  in  addressing  physical  revitalization 

needs;  (3)   success  of  the  Stabilization  Program  in  arresting  decline  in  the 

BHA's  six  most  troubled  developments. 

Development  As  Built  Units 

Washington-Beech (Mass.  2-13)  274 

Lenox  Street (Mass.  2-4)  306 

Old  Colony(Mass.  2-24)  873 

Franklin  Hill  (Mass.  2-9)  375 

Mary  Ellen  McCormack  (Mass.  2-23)  1016 

Whittier  Street(Mass.  2-11)  200 

Mission  Hill  (Mass.  2-3)  1023 

Bromley  Heath  (Mass.  2-19,  2-7)  H52 

Orchard  Park  (Mass.  2-5)  774 

Mission  Hill  Extension  (Mass,  2-14)  588 

Cathedral (Mass/  2-6)  508 


APPENDIX  TWO 
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APPENDIX  2A 
RENT  COLLECTIQJ 

On  the  eighth  day  of  each  month,  those  residents  who  have  not  paid  their 
current  rent  will  receive  a  "reminder"  generated  from  the  Central  Office  com- 
puter.  On  the  tenth  working  day,  Managers  will  receive,  from  the  computer, 
automatic  "private  conference"  letters  to  send  or  hand  deliver  to  those  resi- 
dents, the  first  step  in  the  Eviction  process.  At  the  conference,  residents 
have  the  opportunity  of  making  an  agreement  with  the  Manager  to  pay  off  the 
arrearage  within  a  reasonable  period  of  time.   If  that  agreement  is  not 
reached, or  if  the  resident  does  not  abide  by  the  agreed-upon  payment  schedule, 
the  case  is  then  brought  to  a  grievance  hearing  panel.  According  to  the  DCA/ 
HUD  approved  "Grievance  Hearing  Procedures",  the  resident  must  receive  notice 
of  the  date  of  the  hearing  seven  (7)  days  before  the  actual  hearing,  which 
is  the  first  step  in  the  eviction  process. 
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APPENDXX  2B 
If  a  Manager  has  reason  to  believe  that  an  apartment  is  being  occupied 
by  a  non-tenant,  the  Manager  will,  in  either  order,  depending  upon  the  amount 
of  information  he  or  she  has  and  other  circumstances: 

1.  Review  the  appropriate  information  under  his  or  her  control  and, 

if  necessary,  cross-check  that  information  with  other  BHA  departments. 
This  review  should  include  an  examination  of  the  Manager's  list  of 
vacancies  and  any  other  appropriate  documents  under  the  Manager's 
control,  and  may  include,  but  is  not  limited  to,  requests  for  sub- 
stantiating information  from  the  Departments  of  Occupancy  and  Data 
Processing;  and 

2.  Interview  the  occupants,  within  the  occupied  apartment,  to 

a.  Determine  the  occupants'  names,  if  possible; 

b.  Determine  the  occupants'  claim  of  right  to  possession,  if  any;  and 

c.  Notify  the  occupants,  if  appropriate,  that  they  are  trespassing 
on  BHA  property  and  they  must  depart  forthwith. 

The  Manager  may  request  that  a  BHA  Security  Department  representative 
and/or  a  law  enforcement  officer  be  present  at  the  interview.   However,  when- 
ever a  law  enforcement  officer  is  present  at  the  interview  of  a  suspected 
non-tenant,  the  officer  should  conduct  any  inquiry  of  the  non-tenant  and 
the  Manager  shall  remain  available  to  provide  necessary  information. 

Upon  the  Manager's  determination  that  an  apartment  is  being  occupied  by 
non-tenants  who  refuse  to  vacate  the  apartment  forthwith,  a  "No  trespassing" 
sign  should  be  posted  on  the  apartment  door  if  there  was  no  such  sign. 

Standards  and  appropriate  procedures  for  taking  cooperative  action. 

Upon  a  determination  by  the  Manager  that  an  apartment  is  being  occupied 
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by  non-tenants,  the  Manager  should  follow  one  of  the  following  procedures: 

1.  If  the  occupants  admit  that  they  are  non-tenants  or  if  BHA  determines  they 
have  no  right  to  possession,  the  Manager  should  request  the  assistance  of 
the  police; 

2.  If  the  police  will  not  provide  assistance,  the  Manager  should  inform  the 
occupants  in  writing,  delivered  by  hand  or,  preferably,  by  a  constable, 
that  they  are  trespassing.   The  notice  should  allow  the  occupants  a  short 
time  to  leave  the  development.   If  they  do  not  leave  within  that  period 

of  time,  the  Manager  may  file,  at  the  appropriate  District  Court,  a  crimi- 
nal complaint  for  trespass  against  the  occupants.   It  is  the  duty  of  the 
District  Attorney  or  the  police  to  prosecute  all  criminal  complaints  filed 
on  behalf  of  the  Commonwealth.   If  the  District  Attorney  or  the  police 
refuse  to  prosecute  the  action,  the  Manager  should  contact  the  Legal  Depart- 
ment for  advice  before  proceeding  any  further. 

Note:  a  criminal  complaint  must  not  be  filed  unless  the  person  filing 
that  complaint  or  another  person,  who  will  testify  at  all  stages  of  the 
legal  action,  has  previously  seen  the  defendant  within  the  apartment  in 
question  or  has  previously  seen  the  defendant  entering  or  leaving  that 
apartment,  or  unless  other  evidence  exists  to  prove  a  non-tenancy,  and 
proper  notice,  whether  by  posting  or  delivery  of  a  notice  to  vacate  has 
been  given;  or 

3.  If  the  occupants  make  a  claim  of  right  to  possession  which  is  plausible  but 
with  which  the  Manager  disagrees,  the  Manager  should  contact  the  Legal  De- 
partment with  a  full  report  of  the  matter,  and  the  legal  Department  will 
then  determine  which  type  of  criminal  or  civil  action,  if  any,  is  appropri- 
ate. 
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The  Manager  may  contact  the  Legal  Department  for  advice  and  consultation 
at  any  stage  of  the  process  described  in  this  sub-plan.   If  it  appears  to 
the  Manager  or  the  legal  Department  that  a  matter  may  not  be  resolved  by 
using  the  procedures  outlined  in  sections  II  and  III,  the  legal  Department 
shall  not,  as  a  general  rule,  prosecute  criminal  trespass  actions,  but  may, 
in  its  discretion,  ask  the  court  for  leave  to  prosecute  such  an  action. 
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MAVERICK  REC  —  Tanya  Bonnell  is  only  one  of  many  teenagers  i 
Maverick  Square  Public  Housing  Proiecl  who  are  taking  advantage  c 
youth  center. 
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by  JUNE  ZIMMERMAN 

Pifteen  year-old  "J. P.** 
Andrews  is  one  of  the  many 
teenagers  at  the  Maverick 
Square  Public  Housing 
Project  who  had  nothing  to 
do  until  the  new  youth  eenter 
opened  at  Maverick  Hall. 

"I  waa  getting  kicked  off  of 
porches  and  thrown  out  of  halls,*' 
said  Andrews.  "When  this  opened, 
I  began  to  have  fun." 

"It  keeps  us  out  of  trouble  and 
we're  in  better  shape."  said  Curt 
Flint,  a  16  year-old  also  from  the 
Maverick  Project. 

Two  months  ago,  Joe  Tirone, 
a  Vista  worker,  and  John  Allison, 
a  resident  at  Mavenck,  were  work- 
ing out  in  Maverick  Hall  when  teen- 
agers began  to  gather  to  watch 
them. 

So  Tirone  and  Allison  decided 
to  do  something  about  the  need  for 
recreational  facilities  for  teenagers 
at  Mavenck.  "We  grew  up  here  and 
know  what  its  like  to  live  here  and 
have  nothing  to  do,"  said  Allison. 
With  Community  Development 
Block  Grant  (CDBG)  money  from 
the  Boston  Housing  Authority, 
Tirone  and  Allison  bought  new 
sports  equipment  nnd  organized  a 
youth  program.  "We  now  have  four 
volunteera  and  48  members,  age 


13  to  19."  Tirone  happily  report*. 

At  the  center,  the  teenatters 
organize  many  of  their  activities 
themselves.  The  center  is  open 
week  nights  from  7  p.m.  to  1 1  p.m. 
and  has  facilities  for  hasketball, 
exercising,  weight  lifting,  and  pool. 

Lea  Swindle,  the  mother  of  one 
of  the  young  members,  is  impressed 
with  the  program.  "It's  beneficial 
to  me  because  1  get  to  see  the  en- 
joyment the  kids  get  out  of  it," 
she  said. 

According  to  Billy  Bonnell, 
another  mother  at  Mavenck,  the 
program  has  stopped  vandalism 
and  teenage  dnnkmg.   "At  the 
center  they  respond  to  discipline," 
Bonnell  said.  "For  example,  they 
havw  to  fix  whatever  they  damage 
or  they  get  barred  from  here." 

The  kids  have  raised  $100  them- 
selves for  improvements  at  the 
center.  "We  need  a  gymnastics 
teacher  and  exercise  classes,"  said 
j    Jenny  Sorrentlno. 

Meanwhile,  the  Maverick  Housing 
I     Project  Task  Force  is  writing  a 
t    propoMl  for  a  CDBG  grant  to  con- 
I     tinue  to  improve  the  youth  renter. 
Mike  Jacobs,  the  Mavenck  Pro- 
'    ject  manager,  said  "this  program 
is  working  incredibly  well,  and  it 
is  the  tenants  who  are  making  it 
'    work.  We  need  more  social  program* 
I    like  this  in  the  housing  project,". 


